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HE  Octavia  Hill  Association  since  the 
date  of  its  incorporation  in  1896  has 
been  engaged  in  purchasing,  restoring 
and  underdraining  run-down,  dilap- 
idated and  insanitary  dwellings,  or  groups  of  dwell- 
ings, in  the  poorer  sections  of  the  City.  After  these 
dwellings  have  been  acquired  and  made  suitable  for 
habitation  the  Association,  either  as  the  owner  or 
as  agent,  manages  these  dwellings  in  such  a  way  as 
to  maintain  proper  standards  of  living  among  the 
tenants,  and  in  order  to  insure  this  a  friendly 
interest  is  taken  in  the  tenants  and  their  affairs 
by  the  Association  s  trained  collectors,  who  are 
experienced  social  workers,  and  are  able  to  give 
advice  and  help  when  this  is  needed. 

The  Association  has  conducted  this  work  success- 
fully for  eighteen  years  and  now  owns  or  manages 
353  dwellings,  which  house  approximately  2500 
individuals. 

The  Association  has  demonstrated  that  houses 
can  be  kept  up  in  sanitary  and  cleanly  condition, 
social  service  given  and  a  reasonable  and  proper 
return  made  on  the  investment  after  deducting  all 
expenses,  for  the  Association  has  never  failed  in  the 
last  eighteen  years  to  pay  four  per  cent,  per  annum 
to  its  stockholders.  The  importance  of  the  Asso- 
ciation's work  can  be  clearly  understood  when  one 
realizes  that  in  some  sections  of  the  City  statistics 
show  that  nearly  4000  families  sleep,  cook,  eat, 
wash  their  clothes,  entertain  their  friends,  and 
even  take  in  boarders,  in  single  rooms;  and  that  in 
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many  parts  of  the  City  cesspools,  despite  the  law, 
are  still  in  use. 

We  feel  that  it  is  not  generally  known  that  in  this 
City  there  are  acres  of  built  up  and  over  crowded 
courts  and  alleys  where  there  are  no  sewers,  and 
where  the  cesspools  are  permitted  by  the  owners 
of  the  properties  to  remain  in  such  condition  as  to 
be  a  positive  menace  not  only  to  the  occupants  of 
these  houses,  but  to  the  general  public. 

The  operative  builder  does  not  build  for  the  man 
who  can  afford  to  pay  but  six  dollars  to  thirteen 
dollars  a  month  rental,  while  there  are  many  opera- 
tions providing  homes  for  individuals  who  can 
pay  fifteen  dollars  a  month  or  more.  The  less 
fortunate  man  must  house  himself  and  his  family 
in  the  neglected  and  insanitary  house,  which  once 
rented  for  fifteen  dollars  or  upwards,  but  which, 
owing  to  its  present  dilapidated  and  insanitary 
condition,  can  no  longer  be  rented  for  more  than 
eight  or  nine  dollars.  The  only  other  alternative 
is  to  crowd  several  families  into  a  few  rooms,  which 
is  equally  as  bad. 

THE  PLAN  FOR  A  MODEL  SET  OF  HOUSES 
WITH  PLAYGROUND. 

After  careful  search  and  study  for  over  a  year 
the  Association  lias  purchased  a  piece  of  land 
165  feet  by  212  feet  on  Camhria  Street,  running 
from  Chatham  to  Gaul  Streets,  about  three  squares 
south  of  Allegheny  Avenue,  and  six  squares  from 
the  river.  In  this  section  the  need  of  low  priced 
dwellings  is  great,  as  the  property  is  close  to  the 
Richmond  Coal  Docks,  and  is  within  easy  reach  of 
many  large  manufacturing  establishments. 
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On  this  plot  the  Association  proposes  to  erect: 
Sixteen  one-family  houses,  containing  five  rooms, 

bath  and  furnace,  which  will  rent  for  $12.50  a 

month. 

Twelve  two-family  houses,  containing  two  apart- 
ments, each  apartment  consisting  of  three  rooms 
and  a  bath,  which  will  rent  for  $10  a  month. 

Four  two-family  houses,  containing  two  apart- 
ments, consisting  of  two  rooms,  bath  and  kitchen- 
ette, which  will  rent  for  $8  a  month. 

These  houses,  while  they  will  be  simply  con- 
structed, will  have  sanitary  and  proper  conve- 
niences in  keeping  with  the  rentals  asked  and  the 
character  of  the  tenants  who  will  occupy  them, 
and  they  will  be  constructed  around  an  open  space 
which  will  form  a  common  playground  for  all  the 
children  of  the  tenants;  but  in  addition  to  this 
each  house  will  have  its  own  separate  yard. 

A  general  plan  of  the  houses,  together  with 
birds'  eye  views,  are  attached  hereto  for  your  con- 
sideration. 

COST  OF  THE  OPERATION. 

A  careful  estimate  of  the  cost  of  this  group  of 
dwellings  has  been  made,  and,  including  the  price 
of  the  land,  they  will,  when  completed,  have  cost 
$55,250,  and  will  produce  a  gross  income  of  $6048. 
(10.9  per  cent.)  and  a  net  income,  after  deducting 
taxes,  insurance,  water  rents,  cost  of  collection  of 
rents,  social  work  among  the  tenants,  and  after 
making  allowance  for  repairs,  depreciation  and 
unlets  of  $3184.70  (5.7+  per  cent.).  The  follow- 
ing statement  shows  this  calculation,  which  is  the 
result  of  careful  study  by  the  Board. 
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Cost. 

Lot    $10,250.00 

Houses'.   45,000.00 


$55,250.00  $55,250.00 

Income. 

16  one-family  houses  at  $12.50  per  month   $200.00 

12  two-family  houses  (24  apts.)  at  $10  per  month  240.00 
4  two-family  houses  (8  apts.)  at  $8  per  month  .  .  64.00 


12  months   $504.00  $6,048.00 


Expenses. 

Taxes  ($1.50  on  4/5  of  total  cost  of  $55,000) . .  .  $660.00 

Water  Rents   382.50 

Repairs  (1 Y2  per  cent  on  $45,000)   675.00 

Depreciation  (1  per  cent  on  $45,000)   450.00 

Unlets   302.00 

Fire  Insurance   37.80 

Liability  Insurance   56.00 

Cost  of  Collection   300.00 


$2,863.30 


Gross  Income   $6,048.00 

Expenses   2 ,863 .30 


$3,184.70 

Gross  percentage,  10.9. 
Net  percentage,  5.76. 

PLAN  OF  FINANCING. 

In  order  to  finance  this  undertaking  the  Asso- 
ciation has  organized  the  Philadelphia  Model 
Homes  Company,  a  separate  corporation,  which 
will  construct  this  group  of  dwellings  and  all  fur- 
ther undertakings  of  the  same  nature  which  may 
follow  when  the  success  of  the  first  venture  is  demon- 
strated. The  corporation  has  a  capital  stock  of 
$20,000,  all  of  which  has  been  subscribed  for  and 
purchased  by  the  Octavia  Hill  Association.  The 
balance  of  the  money  required,  or  $35,250,  being 
less  than  two-thirds  of  the  cost  of  the  property 
will  be  raised  by  the  sale  of  First  Mortgages 
paying  4  4/10  per  cent,  interest  per  annum,  payable 
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semi-annually,  and  each  mortgage  secured  on  a 
separate  lot  and  dwelling. 

These  mortgages  will  run  for  a  term  of  five  years, 
and  will  be  in  amounts  of  approximately  $900, 
$1100  and  $1300,  according  to  the  size  of  the 
house  and  plot  on  which  each  is  secured. 

The  work  is  now  under  way,  $20,000  of  the 
capital  stock  having  been  sold,  and  we  look  for 
the  completion  of  some  of  these  houses  by  the  first 
of  September  and  the  balance  by  the  first  of  Octo- 
ber. 

NECESSITY  FOR  THIS  OPERATION. 

We  believe  there  is  a  real  need  for  such  a  group 
of  dwellings,  and  for  other  groups  like  it,  and  the 
Roard  is  well  satisfied,  after  careful  study  of  actual 
conditions  existing  in  the  City,  not  only  that  such 
dwellings  would  be  of  great  service  to  the  tenants 
who  occupy  them,  but  that  if  this  operation  is 
successful  it  might  make  the  way  clear  for  opera- 
tive builders  to  undertake  similar  operations,  or 
might  open  the  eyes  of  the  municipal  authorities 
to  a  practical  solution  of  a  situation  actually  exist- 
ing in  this  City,  and  which  so  far  has  not  been 
solved. 

Personal  observation  on  the  part  of  the  mem-  • 
bers  of  the  Roard  and  inquiry  among  those  who 
are  daily  meeting  the  situation  face  to  face  satisfy 
them  that  this  is  not  a  theory  but  a  reality. 

Among  those  consulted  were  the  representatives 
of  the  Social  Service  Departments  of  the  following 
institutions : 

Society  for  Organizing  Charity. 

Howard  Hospital. 
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Southwark  Neighborhood  House. 
Medico-Chirurgical  Hospital. 
Episcopal  Hospital. 

Hospital  of  the  University  of  Pennsylvania. 
Pennsylvania  Society  to  Protect  Children  from 
Cruelty. 
Visiting  Nurse  Society. 

Representatives  of  the  Housing  Commission  and 
the  Philadelphia  City  Missions  were  also  con- 
sulted. 

It  is  not  necessary  to  quote  from  all  of  the  letters 
received  and  we  will  only  refer  to  two  of  them. 

The  representative  of  the  Service  Department 
of  the  Southwark  Neighborhood  House  writes  us 
as  follows: 

"We  do  find  that  the  laboring  man  who  can 
not  pay  more  than  thirteen  dollars  a  month 
has  great  difficulty  in  housing  his  family  in 
comfortable  quarters.  The  majority  of  houses 
at  that  rental  in  this  neighborhood  are  unfit 
for  human  beings  to  live  in." 

The  Supervisor  of  Districts  of  the  Society  for 
Organizing  Charity  says; 

"We  asked  the  opinion  of  all  our  District 
Superintendents  in  regard  to  this,  and  all  of 
them  agree  that  the  laboring  man  has  great 
difficulty  in  finding  good  houses  under  thirteen 
dollars  a  month.  We  feel  the  need  particu- 
larly for  houses  renting  for  ten  dollars  a  month 
and  less.  Many  of  the  families  we  come  in 
contact  with,  who  are  paying  twelve  and 
thirteen  dollars  a  month  in  order  to  have  a 
decent  home,  really  can  not,  afford  to  be  pay- 
ing more  than  ten  dollars.'' 
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WHAT  IS  BEING  DONE  ELSEWHERE. 


In  Washington,  D.  C,  a  company  was  organized 
in  1898  and  has  built  and  rented  two-family  houses 
at  from  nine  to  twelve  dollars  per  month  with  great 
success.  This  company  began  with  assets  of  $35,- 
959.05,  and  now  has  assets  of  $945,872.02,  and  a 
surplus  of  $190,372.98.  The  apartments  are  rented 
to  many  colored  as  well  as  white  tenants. 

In  1913  a  company  was  formed  in  Toronto, 
Ontario,  and  has  at  present  $400,000  invested  in 
one  and  two-family  houses,  housing  over  2000 
families  in  cottage  flats  and  two-family  houses,  at 
rents  from  twelve  dollars  a  month  and  upwards. 

In  Cincinnati,  Ohio,  during  1912,  Mr.  J.  G. 
Schmidlapp  erected  forty-eight  houses,  furnishing 
accommodations  for  ninety-six  families.  These 
houses  were  built  on  the  plan  of  the  Washington 
houses  and  proved  so  successful  that  a  Company 
with  a  capital  of  $200,000  has  been  organized  to 
extend  the  work. 

In  New  Haven,  Connecticut,  a  company  was 
organized  in  1913  and  invested  $25,000  in  the  same 
type  of  house  to  meet  the  need  there. 

These  are  only  a  few  of  the  many  instances  that 
might  be  cited  to  prove  that  a  company  formed  on 
the  lines  proposed  for  Philadelphia  can  be  success- 
fully operated,  and  not  only  meet  the  need  of  fur- 
nishing good  houses  at  low  rentals,  but  also  return 
a  fair  income  on  the  investment. 

THE  OPPORTUNITY. 

We  offer  you  an  opportunity  to  demonstrate 
that  it  is  commercially  possible  to  build  sanitary 
homes  for  the  lower  paid  wage  earner. 
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We  offer  you  an  opportunity  to  provide  a  decent 
home  for  a  decent  but  less  fortunate  man  than 
yourself. 

We  offer  you  for  less  than  two-thirds  of  the  actual 
cost  of  the  land  and  dwelling  a  First  Mortgage 
bearing  interest  at  4  4/10  per  cent. 

Will  you  not  invest  your  money  in  this  enter- 
prise taking  less  return  than  you  might  obtain 
elsewhere,  but  making  up  for  it  many  times  over 
in  the  good  your  money  will  do  to  some  family 
whose  need  is  great? 

G.  H.  LUDINGTON, 

President. 
STAGY  B.  LLOYD, 
Chairman  of  Finance  Committee. 
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Hospitality  to  the  Foreigner 

THREE  HUNDRED  THOUSAND  human 
beings  in  central  Philadelphia  suffer  from 
such  cramped  and  dilapidated  quarters  as 
make  comfort  and  even  good  health  almost 
impossible.  Few  sections  of  India  are  more 
densely  swarmed  than  the  3d  Ward,  a  sin- 
gle square  mile,  black  with  its  130,000  inhab- 
itants. Nearly  4000  families  sleep,  cook,  eat, 
wash  their  clothes,  entertain  their  friends 
and  even  take  in  boarders — in  single  rooms. 
Nearly  5000  inhabit  apartments  of  two  rooms. 
And  250,000  foreigners,  from  every  nation 
of  the  earth,  are  herded  not  unlike  cattle  in 
a  stockyard — in  Philadelphia,  "the  City  of 
Homes." 

In  certain  parts  of  these  six-and-a-half 
square  miles  cesspools,  despite  the  law,  are 
still  in  use.  The  conditions  of  health  and  san- 
itation, both  in  the  houses  and  out,  are 
scarcely  endurable,  and  the  Department  of 
Health  does  not  even  know  about  them — be- 
cause it  has  not  been  given  enough  money  for 
adequate  investigation.  And  Death's  harvest 
here,  the  misery  into  which  10,000  waifs  are 
born  each  year,  crime,  disease  and  helpless- 
ness— pay  their  tribute  to  the  inefficiency  and 
negligence  of  Councils,  in  persistently  making 
no  provision  for  the  enforcement  of  its  own 
laws.  The  laws  themselves  need  little  atten- 
tion: they  need  only  be  enforced. 

A  small  governing  body  of  responsible  and 
intelligent  citizens,  compelled  neither  to  be 
greedy  nor  to  fawn,  would  doubtless  bring 
speedy  relief.  But  even  the  present  Councils, 
which  has  to  be  led  to  the  very  doors  of 
gaol  before  it  will  create  a  well-advised  divi- 
sion of  housing  and  sanitation,  would  admin- 
ister some  housing  relief  if  that  were  the 
pleasure  of  the  people.  It  ought  not  to  re- 
quire an  epidemic  to  arouse  the  people  to 
civic  consciousness. 

The  overcrowding  in  this  section  once  forc- 
ibly removed,  real  estate  values  all  over  the 
city  would  be  increased.  Expenses  from  sick- 
ness, invalidism  and  unnecessary  death  would 
be  prevented.  And  the  working  efficiency  of 
these  thousands  themselves  would  be  in- 
creased. But  whatever  Councils  or  the  citi- 
zens of  Philadelphia  do,  or  fail  to  do,  for 
removing  this  cancer  from  the  city's  breast, 
capital  will  ultimately  be  needed  for  the 
construction  of  livable  houses,  to  replace  the 
present  shacks  and  hovels.  Even  these  were 
lucrative.  Good  tenements  would  be  still 
more  profitable. 

Capitalists  of  Philadelphia  could  amply 
gratify  their  sense  of  gain,  and  at  the  same 
time  remove  conditions  that  are  a  disgrace 
to  humanity,  by  investing  in  houses  for  these 
250,000  foreigners.  This  done,  it  will  matter 
but  little  how  Councils  obey  the  housing 
laws. — Editorial  the  Public  Ledger. 


(16) 


